
Penzance, Newlyn & Penlee Technical Investigations

INTRODUCTION

The Technical Investigations – Now Completed
Technical Investigations headed by Penwith District Council relating to four major 
development and regeneration projects in Mounts Bay have been ongoing for the last 18 
months. The purpose of the Technical Investigations was to confirm the technical viability of 
the projects and to provide information to develop designs to concept stage and beyond. One 
of the projects is the development of Penlee Quarry.

Penlee Project Team
The technical investigations have 
been undertaken by Hyder 
Consulting (UK) Ltd. As members of 
the Penlee Project Team led by 
MDL Developments Ltd.

Public Exhibitions
At this exhibition we are showcasing the current proposals for the Quarry. The exhibition will 
support the Harbour Empowerment Order for Penlee Quarry which, similar to Planning 
Permission, will allow the marine developments to go ahead.  Conventional Planning 
Permission will also be sought for the land based works.

Penzance 
Harbour

Penzance 
Promenade

Newlyn 
Harbour

Penlee 
Quarry

The Project
The project at Penlee comprises the regeneration of the Quarry into a vibrant marina and 
hotel complex with associated housing and retail. There are important linkages with the 
proposed developments at Newlyn, not least the potential provision of rock armour for 
breakwaters and fill material,  and the construction of a Boat Maintenance facility at Sandy 
Cove all of which will provide sustainable job opportunities. 

Although the projects are separate, a 
wider view of their interrelationship 
will be key to their success. 

MDL 
Developments 

Ltd

Dust Scan – Noise and Dust 
Measurement

Geological Consultant
Project Management 

Environment and Engineering 
Consultancy

Landscape Architects
Quantity Surveyors
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BACKGROUND TO THE PROJECT

Progress and Site Work To Date
Over the past 18 months extensive investigations have been completed with respect to 
hydrographic, geotechnical and environmental conditions, many investigations being 
common to all four projects in Mounts Bay. These have provided the project team with a 
much clearer picture of the technical aspects and has allowed engineering and 
architectural design to be progressed. At key stages details and concept designs are 
measured against environmental findings.

In addition and coupled with investigation works, the Penlee site has been greatly 
improved in terms of security and safety. Much of the site activity seen in past months is a 
result of fencing work, edge protection and access improvements to comply with the 
Quarries Regulations.

Why are we exhibiting now?
It is important that we understand the level of support from the public for the proposals 
and comments and issues raised are of interest to the team. 

This remains a relatively early stage in the design process, some of the details, such a 
external appearance and building form, have yet to be confirmed. The proposals have 
therefore concentrated on layout, position and scale. These are still subject to further 
study and ongoing investigations but details are becoming clearer.  All are subject to 
obtaining the required permissions to undertake the works. 
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Project Development
Proposals for Penlee Quarry have been under consideration for a number of years. The 
Technical and Site Investigations together with building and landscape design are the latest 
stage in the development of this proposal for Penlee Quarry. The proposed timeline is 
shown below. 
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With reduced demand and near 
cessation of quarrying at Penlee an 
opportunity arose to consider 
alternative use and development.

Together with the Port Penlee 
company  MDL Developments Ltd  
saw the tremendous potential the 
quarry had to offer and set about 
bringing forward proposals through 
purchase of the site.

Who are MDL Developments 
Ltd?
MDL Developments Ltd are part of the MDL Group, 
Europe’s largest Marina operator.  Established in 
the 1970s MDL’s business is the ownership, 
management and development of marinas and 
related commercial property.  With 18 other sites 
MDL offer more than 6,000 berths and premises for 
over 500 marine related businesses such as boat 
maintenance, chandlerys and restaurants. For more 
information please visit our web site 
www.mdlmarinas.co.uk  or indicate on the 
questionnaire that you would like further information 
to be sent to you.

Like many, MDL Developments Ltd 
see Penlee as a beautiful and 
breathtaking site that could become a 
vibrant and successful development 
with a marina at its hub. Together 
with proposals for Penzance and 
Newlyn, it is hoped Penlee will realise 
the potential of Mounts Bay as a 
prime sailing area and establish it as 
a destination and convenient visiting 
point to those looking to sail onto the 
Scilly Isles, Ireland and France.

Why develop Penlee?

PENLEE QUARRY - PROPOSALS
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PROPOSALS EXHIBITED July 2004

COMMENTS SHEETS EXHIBITION 
Live in Newlyn 103 Number of Attendees:

Mousehole 7
Paul 6 Friday 181
Penzance 49 Saturday 244
Elsewhere 30
Total 195 Total 425

Strongly 
Support

Support Disagree
Strongly 
Disagree

1 2 3 4

80 47 20 31

49 40 20 72

60 63 16 35

67 66 14 25

44 38 19 75

How important to you is the 
creation of commercial and 
retail premises within Penlee 
proposals?

Do you feel an alternative 
use for the Penlee quarry 
should be pursued?

Overall what are your 
feelings towards the 
proposals for Penlee?

What do you feel about the 
creation of a marina within 
Mounts Bay?

Do you feel there is a need 
for a boat maintenance 
facility within Mounts Bay?

11%

17% 46%

26%

11%

40%
27%

22%

20% 34%

9%

37%

38%

15% 39%

8%

42% 25%

11% 22%

Your feedback

Aesthetics
Some comments were received that consider the current site an eyesore. A suggestion was made that the rooflines of the 
proposed buildings should remain below the natural contour of the quarry.

Traffic
Traffic is a major consideration and concern.  Concerns have been raised regarding the additional traffic produced by this 
development on the very narrow roads through Newlyn and Mousehole. Concerns were also raised regarding the visual impact 
of the high level fixed bridge.

Environmental
Alternative uses for the quarry were suggested, including a nature reserve or sub-tropical gardens, either for part or the whole of 
the site.  Concerns were raised about the environmental impacts of this development.

Facilities
Concern was raised whether all the moorings could be utilised if Newlyn and Penzance are also looking to provide additional 
moorings. Comments varied on whether there was the demand for a marina.  It was commented that boat maintenance facilities 
are needed in Mounts Bay and that the area is the only sheltered spot between St Ives and Falmouth. 

Coastal path & bridge
Concern was raised whether the new developments would disrupt the existing South West Coastal path and prevent people 
walking or cycling along the coast. There were also concerns that the proposed path would no longer be level.

Social
Concern was raised whether there would be sufficient integration with the local community with suggestions for occupancy to be 
all year round – but not a gated community.  Affordable housing was considered necessary, whether at Penlee or elsewhere in 
the Newlyn area.  Some people commented that they did not want this development to change the pace / feel of Newlyn /
Mousehole.

Western area to 
remain largely 
unaltered and, 
where possible, 

enhanced

‘Dry Stack’ boat 
storage area

New 
entrance 
channel

New southern 
breakwater, most 

probably of blocked 
work construction 

with rock revetment 
at toe

Possible 
northern arm 
breakwater

Cliff Road realigned and 
bridge constructed over 

entrance channel

Residential, commercial, 
office and retail , including 

cafes and restaurants

Hotel and marina 
facilities building

Residential and some 
commercial / retail

Old Arch retained

200 Berth Marina for boats 
ranging from 6m to 14m.  

Including visitor and 
events areas.

Fixed or possible 
floating causeway

Proposal presented July 2004

Key Concerns with the proposal 
exhibited July 2004:
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INVESTIGATION RESULTS

Environmental
Marine Life surveys – The shoreline and sub sea surveys have been undertaken and have identified 
what marine life currently exists and the impact of the proposed works on their environment.

Quarry Studies – Surveys have been undertaken within the Quarry identifying what terrestrial life exists 
and the impact of the proposed works on their environment.

Environmental Impact Assessment – Both the marine life surveys and the Quarry studies have been  
used to determine the detailed impact of the proposed development on the local environment and wider 
area. The EIA work is still ongoing.

Sustainability and Energy – Renewable energy and options for exchange and heat pumps are being 
actively investigated.

Geotechnical and Bathymetric
Bathymetric survey –The bathymetry has shown that 
the bed level gently shelves towards the sea and we have 
utilised the natural seabed contours to limit the amount of 
dredging required.

Geophysical –The survey showed a natural rock channel 
and approach to Penlee. By repositioning the breakwater 
these natural advantages are maximised leading to a 
reduction in breakwater size and the amount of dredging 
required. 

Seabed sampling and contamination – has identified 
the composition of sea bed and will allow environmental 
assessment together with options for removal. No obvious 
issues or concerns have been found. 

Topographic Surveys – Determined ground levels within 
the Quarry and surrounding area. The definition between 
fill material, broken rock and solid rock has had a major 
influence on site layout.

Hydrodynamic
Wave and current surveys – Has provided baseline information for input into numerical modelling

Numerical modelling – Determined the impact of the proposals on the waves, currents, tides and 
sediment movement in the area. Has shown that the proposed breakwater protects the the Quarry 
entrance from most wave directions and that the speed of the current in the entrance is within acceptable 
limits. 

Transportation and Engineering
Traffic Impact Assessment – This study has determined the effect on the local road network of the 
proposed development. 

Engineering design studies – These have been undertaken to assess the forces on the proposed
breakwater, overtopping water volumes and rock armour design.  These calculations have shown that the 
construction of a rubble mound breakwater is the most technically feasible breakwater construction for the 
site.

Architecture and landscape
To date work has focussed upon spatial design and layout rather than specific brick or render details 
although this is now being considered. Of particular interest has been the construction of a trial wall 
using rock found in Penlee (see materials display board).

Marine Boreholes – Confirmed the 
findings of the geophysical survey 
and provides important engineering 
information.
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KEY ISSUES & CHANGES MADE

Environmental 
The use of the Quarry as a nature reserve is 
considered unfeasible but by sensitive design 
large areas of the Quarry will remain largely 
unaltered and can be used as shelter for 
terrestrial life or as public open space.  The 
position of the breakwater and the entrance 
channel has been relocated to take advantage 
of a naturally occurring channel which will 
lessen the amount of dredging that will be 
required. The creation of a natural harbour will 
provide additional seabed habitats.  

Aesthetics
The layout, extents and height of buildings has been reduced so that they remain well below and 
within the existing contours of the quarry. The size of development has been reduced and both north 
and south areas only occupy some 3 hectares each, or 10% of the total site. Alternative options of a 
high level bridge are also being considered. 

Consideration is being made to the materials that will be used within the construction. Some results 
were obtained after constructing a trial wall.

Coastal Path & Bridge
It is intended that the Coastal Path will still be able to be accessed by crossing the bridge. Public 
access to the  breakwater will also be allowed providing potential amenity for fishermen and walkers 
alike.The preferred option for the road crossing is a lifting bridge, which will open at set times of the 
day and occasionally on demand . Opening and closing times are still being discussed and Cornwall 
County Council will be fully consulted about the proposals.

The desire to retain a coastal path and cycle way adjacent to the foreshore has been recognised and 
can be achieved with the construction of a lifting bridge. This option is being investigated as a feasible 
alternative to a high level fixed bridge. Matters such as emergency services, lifeboat crew, buses and 
reliability are all being considered. Before any decision or application is made, Cornwall County 
Council will be fully consulted.

Housing
The intention remains to develop a mix of housing which will most likely include affordable housing. 
Such houses will be spread across the development rather than be grouped. Exact numbers of 
affordable housing cannot be confirmed until the planning process is underway, when demand and 
Penwith District Council’s expectations are confirmed.

Traffic
The Traffic Impact Assessment has indicated that the following traffic flows would be observed from 
the proposed development at Penlee.  Ten percent of the development traffic has been forecast to 
arrive and depart the site from the south via Mousehole.  Ninety percent of the development traffic has 
been forecast to arrive and depart the site from the north via Newlyn.

Proposals have been suggested for 
improvements to Newlyn Coombe 
junction which will be subject to 
discussion with Cornwall County 
Council.
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PROPOSALS

Artists Impressions In And Around The Quarry
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LIFTING BRIDGE PROPOSAL

Typical effects

Services
Public Transport – Discussions will be held with local operators to determine a suitable 
operating procedure to prevent conflict with local bus services. Service 6 operates a half 
hourly service in either direction throughout the day along Cliff Road. Therefore based upon 
the bus timetable there are two windows of 14 minutes per hour when the bridge can be 
opened and will not disrupt the bus service.

Emergency Services and Lifeboat Crew – In the event of emergency services requiring 
passage across the bridge, procedures and mechanisms will be put in place to delay the 
bridge lift or close the bridge quickly and to allow unhindered passage. The barrier for the 
bridge will be designed as a half barrier crossing.  Any vehicles queued at the bridge would 
be easily bypassed on the other side of the carriageway. 

Bridge Design

The option of a lifting bridge is considered to have 
benefits that outway the potential disruption 
resulting from operation. Many such bridges are 
successfully operated around the UK and the 
world, and is their operation is being fully 
investigated. Cornwall County Council have been 
made aware of this option and will be consulted 
further before any decision or application is made.

Operation

Operational time or ‘bridge cycle’ will be 
approximately 6-9 minutes depending upon the 
number of boats accessing Penlee. Drawing 
upon experience at other marinas it is anticipated 
only 2-3 lifts will be required in the morning and 
afternoon during the summer period. The bridge 
will be mechanically operated and in the event of 
failure can be safely lowered manually in 2-3 
minutes.

Delays

The adjacent graph shows the maximum length of 
the queue adjacent to the lifting bridge.  This 
length is based upon a worst case scenario and 
corresponds with a typical bank holiday Monday in 
August rather than a normal weekday.

The coast or ‘Cliff Road’ will remain on a similar alignment to the existing road, with the new 
bridge carrying traffic over the Penlee entrance channel.  The coast road is high, relative to 
sea level and the new bridge will have a clearance of 10m when closed. Therefore it will not 
be necessary for the bridge to lift for motor boats and small sail boats, which is estimated to 
account for 50% of boats in the marina.
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WHAT HAPPENS NEXT

Planning and Consent Process
Planning permission already exists to carry out quarrying and indeed, the quarry is only 66% 
mined.  This permission will enable the production of rock for the breakwater and other 
schemes in Mounts Bay such as Newlyn.

Before the development is started planning permission from Penwith District Council is 
required.  The application to Penwith will include all land based development not related or 
essential to the marina.  Permission to construct the entrance channel, breakwater and 
marina requires a Harbour Empowerment Order from the Department For Transport.  The 
application process for this is similar to planning permission.

Both applications must be supported by an Environmental Impact Assessment which is 
already underway.

Other licences relating to deposits as sea and disturbance will also be required.

Feedback From Exhibition
We have provided feedback questionnaires in the exhibition room. Please take the time to 
complete them and send to:-

Ian George

Hyder Consulting (UK) Ltd

Brooklands

680 Budshead Road

Plymouth

PL6 5XR

Further information can be obtained by visiting the web sites:

www.pnpteam.com

www.mdlmarinas.co.uk

www.penleemarina.co.uk

The quarry will be open to visitors between the hours 11:00 to 16:00 
Friday 6th and Saturday 7th May 2005. Should you wish to visit, please 
see a member of the project team to obtain a ticket.

Please note the closing date for questionnaires is 17th June 2005

Or e:mail 

pnpteam@hyderconsulting.com


